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ZONING ORDINANCE
CITY OF TITUSVILLE, PENNSYLVANIA

Article 1 - General Provisions

101 Title: The official title of this Ordinance is: “Zoning Ordinance, City of Titusville,
Pennsylvania.”

102 Effective Date: This Ordinance shall become effective twenty (20) days after final
passage by Council.

103 Compliance: No structure shall be located, erected, constructed, reconstructed, moved,
converted, or enlarged; nor shall any structure or land be used or be designed to be used, except
in full compliance with all the provisions of this Ordinance and after the lawful issuance of all
permits and certificates required by this Ordinance.

104 Severability: The provisions of this Ordinance shall be severable, and, if any of its
provisions shall be unconstitutional, the decision so holding shall not be construed to affect the
validity of any of the remaining provisions of this Ordinance. It is hereby declared as the
legislative intent that this Ordinance would have been adopted had such unconstitutional
provisions not been included therein.

105 Repeal: All ordinances, or part thereof, conflicting herewith, be and the same, are
hereby repealed. Specifically repealed are Ordinance 1681 of October 23, 1967 and all
amendments thereto.

106 Authority: This Ordinance is adopted pursuant to the powers granted to the City by
Article VI and Section 601 of the Pennsylvania Municipalities Planning Code.

107 Purpose and Provisions: The purposes and provisions of this Ordinance are those as
set forth by Sections 603, 603.1, and 604 of the Pennsylvania Municipalities Planning Code.

108 Statement of Community Development Objectives: To implement the Oil Creek
Regional Multi-Municipal Comprehensive Plan, as amended, adopted on

1. To preserve the essential character of the City of Titusville.
2. To allow for residential development of all types.
3. Protect the existing commercial uses, fostering the orderly and selective growth of

businesses in appropriate locations.
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10.

11.

12.

Protect the existing industrial uses and accommodate the redevelopment of
brownfield industrial sites.

To guide development into locations and patterns which will serve to protect
property values and preserve residential neighborhood character where such
character has been established, preventing incompatible uses of building and sites
which would have the effect of undermining such values and neighborhood
character, while allowing adaptive re-use.

To allow citizens maximum opportunities to develop their property consistent
with the other objectives of this Ordinance.

To protect environmentally sensitive areas and allow for development and
expansion.

To promote limited mixed (residential/restricted commercial) uses along the
Route 8 corridor.

To allow a Gallery Overlay District along Main Street to enhance a historic
neighborhood.

To provide for the preservation of historic areas within the City through the use of
a Historic Overlay District.

To encourage the viability of the Titusville downtown by allowing a mixture of
uses and encourage the use of upper stories of buildings for commercial and

residential uses,

To preserve and promote a pedestrian friendly community and support developing
greenways and open space within Titusville, especially along Oil Creek.
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Article 2 - District Regulations

Zoning Map: A map entitled “Zoning Map, City of Titusville, Pennsylvania” is hereby

adopted as part of this Ordinance. The Zoning Map shall be kept on file available for
examination at the City (Clerk or Code Officer) Office. Copies of the Zoning Map, together with
the Zoning Ordinance, shall be made available to the general public by the City at a reasonable
fee to be determined by City Council.

202 Zoning Districts: The City is divided into the districts stated by Table 204 and Table
205 in this Ordinance and as shown by the district boundaries on the Zoning Map. The districts

arc:

202.10 S-1 Special Conservation: These arc areas of the City where steep slopes or
other physical concerns limit development. Parks and cemeteries are also included in this
district. By design, this district is limited to low-intensity uses and requires a larger lot

202.20 Residential Districts: Districts designated for residential use are for
dwellings and the uses normally associated with residential neighborhoods. Such uses
include schools, churches and parks. The Residential Limited Business District (RLB)
has been specifically designed for mixed-use areas. The specific purpose of each of the
residential districts is as follows:

202.21 R-1 Single-Family Residential Districts are for single-family
residential developments and associated uses.

202.22 R-2 Two-Family Residential Districts are for single, two-family and
limited multi-family residential developments of low to moderate density. Home
occupations and complementary uses are also permitted.

202.23 R-3 Multiple-Family Residential District is a district designed to
accommodate a variety of residential uses along with selected commercial
activities.

202.24 RLB Residential Limited Business: In this district, residential and
limited commercial activities are permitted which are deemed compatible with
nearby residential areas. These districts often have mixed uses and are along busy
transportation corridors.

202.25 Gallery Overlay District: An overlay district focusing along Main
Street to allow for alternative uses of the City’s older, often historic, structures.
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202.30 Commercial Districts: The City has two commercial zoning districts. One is
designed for traditional downtown commercial and the second is designed for the
downtown frame area.

202.31 C-1 Commercial District: This covers the City’s traditional downtown
commercial area. Because of iis existing development patterns, parking
requirements are not applied for non-residential uses in this district.

202.32 C-2 Commercial District: To a large extent, uses in this district are
similar to the C-1 District. However, as existing development is not as intense,
parking requirements are applied.

202.40 I-Industrial Districts: This includes the City’s traditional industrial district to
accommodate current and future industrial activities as well as a special Urban Industrial
District.

202.41 l-Industrial District: This includes the City’s traditional industrial
district to accommodate current and future industrial activities.

202.42 Ul-Urban Industrial District: This district is intended to accommodate
existing industrial development already in the City while minimizing its impact
on nearby residential areas.

202.43 10D — Industrial Overlay District: This district is primarily intended to
facilitate the redevelopment of older brownfield industrial areas.

202.44 — The Historic Overlay District: This district functions as an overlay district
and is intended to allow property owners to protect historically significant areas of the

City.

203 District Boundaries: District boundaries that are shown within the lines of streets,
streams and transportation right-of-ways shall be deemed to follow the centerlines. The vacation
of streets shall not affect the location of such district boundaries. When the Zoning Officer
cannot definitely determine the location of a district boundary by such centerlines, by the scale or
dimensions stated on the Zoning Map, or by the fact that it clearly coincides with a property line,
he shall refuse action, and the Zoning Hearing Board, upon appeal, shall interpret the location of
the district boundary with reference to the scale of the Zoning Map and the purposes set forth in
all relevant provisions of this Ordinance.

204 Permitted Uses, Conditional Uses and Special Exceptions: The permitted
uses, conditional uses and special exceptions for each district are shown in the following sections
and are considered principal uses unless clearly noted. Conditional uses may be granted or
denied by the City Council after the recommendation of the Planning Commission and in
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accordance with the provisions of this Ordinance. Special exceptions may be granted or denied
by the Zoning Hearing Board in accordance with the express standards and criteria of this
Ordinance. In granting a conditional use or special exception, the City Council or the Zoning
Hearing Board, as the case may be, may attach reasonable conditions and safeguards as it may
deem necessary to implement the purpose of this Ordinance and protect the neighborhood.
Permitted uses will be approved or denied by the Zoning Officer according to the provisions of
this Ordinance. There are overlay districts used in this Ordinance. An overlay district sets forth
certain regulations that are in addition to those of the primary zoning district.

If abutting non-industrial uses, the applicant shall present a plan for screening and buffering
which will minimize any impact and filter most light and noise.

Please note: some permitted uses have additional or more specific conditions with the
appropriate section number shown in parenthesis. Not all permitted uses have such additional
conditions.

Uses in each category shall be according to the common meaning of the term, or as set forth in
Article 7.

204A Special Provisions: This section is intended to comply with the requirements of
§603(C) of the Pennsylvania Municipalities Planning Code:

1. Prime Agricultural Land: The City of Titusville is an urban place and is nearly
fully developed. There are no active farms currently within its borders. Provisions
for agricultural operations are found in the other municipalities within the Oil
Creek area. Note: The keeping of large animals in the City for personal use is not
regarded as an agricultural operation. It is, however, governed by heaith
regulations of the City.

2. Historic Preservation: The City of Titusville supports the concept of historic
preservation, and this Ordinance allows for the conversion of older large
dwellings into apartments or offices. The Historic and Gallery Overlay Districts
have been specifically created for this purpose.

3. Forestry: The practice of forestry, including timber harvesting, is declared as a
permitted use in all districts. It is subject to the following conditions:

a. Any harvesting shall present an approved erosion and sediment control
plan (as needed) prior to the issuance of a zoning permit.

b. In all districts, to avoid traffic congestion and sound disturbance, all

activities must start after 8:00 a.m. and end by 5:00 p.m. during the
workweek, and on Saturday. No Sunday work shall be permitted.
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Forestry (204A3)
Public Parks

Contact must be made prior to the start of activities of all aboveground
and underground utilities.

Table 204
Schedule of Use Districts

204.10 S-1 Special Conservation District*

Permitted Uses

Essential Services
Accessory Uses and Structures

Special Exceptions

Public Utility Substations/Facilities (207.10) Single-Family Dwellings

Cemeteries (207.32)

No Impact Home-Based Businesses

Colleges/Universities (207.37)

*See 207.29 for all developments in this District.

Forestry (204A3)

204.21 R-1 Single-Family Residential District

Permitted Uses

Churches

Single-Family Dwellings Accessory Uses and Structures

Schools (207.12)
Public Parks

Bed and Breakfast Inns (207.15)
Public Utility Substations (207.10)

Essential Services
Colleges/Universities (207.37)
No Impact Home-Based Businesses

Special Exceptions

Family Day Care Homes (207.23),
Two-Family Dwellings (207.40) -
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204.22 R-2 Two-Family Residential District

Permitted Uses

Forestry (204A3)

No Impact Home-Based Businesses
Family Day Care Homes (207.23)
Churches

Single-Family Dwellings

Museums

Two-Family Dwellings

Parks and Playgrounds
Schools (207.12)

Accessory Uses and Structures
Essential Services

Special Exceptions

Group Day Care Homes (207.23)

Public Utility Substations/Facilities (207.10)
Three- and Four-Family Dwellings (207.14)
Bed and Breakfast Inns (207.15)

Conversion Dwellings (207.19)

Insurance Offices (207.21)

Home Occupations (207.11)

Hospitals (207.12)

Funeral Homes (207.16)

Assisted Living Facilities (207.28)
Personal Care Boarding Homes (207.18)
Colleges and Universities (207.37)
Lawyers (207.21)

204.23 R-3 Multiple-Family Residential District

Permitted Uses

Forestry (204A3)

Single-Family Dwellings

Public Parks and Playgrounds
Essential Services

Churches

No Impact Home-Based Business
Group and Family Day Care Homes
(207.23)

Essential Services

Two-Family Dwellings

Accessory Uses and Structures

Conversion Dwellings (207.19)
Boarding/Rooming Homes (207.17)

Home Occupations (207.11)

Bed and Breakfast Inns (207.15)

Accessory Uses and Structures

Three- and Four-Family Dwellings (207.14)
Dwelling / Multiple-Family
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Special Exceptions

Day Care Centers (207.23) Funeral Homes (205.16)

Schools (207.12) Townhouse Developments (207.13)

Assisted Living Facilities (207.28) Personal Care Homes/Adult Day Care (207.18)
Public Utility Substations/Facilities (207.10) Hospitals (207.12)

Insurance Offices (207.21) Professional Offices (207.21)

Lawyers (207.21)

204.24 RLB Residential Limited Business District

Permitted Uses

Professional Offices (207.21) Public Buildings

Funeral Homes (207.16) Accessory Uses and Structures
Personal Services Essential Services

Banks and Offices (207.21) Bed and Breakfast Inns (207.15)
Public Parking (207.24) Forestry (204A3)

Single-Family Dwellings Limited Retail Business

Two-Family Dwellings

Special Exceptions

Three- and Four-Family Dwellings (207.14)  Conversion Dwellings (207.19)
Public or Private Ambulance Service Personal Care Boarding Homes (207.18)
on a Main Highway (207.20) Assisted Living Facilities (207.28)
In the RLB District, the total floor area of the principal structure and all accessory uses shall not
exceed three thousand (3,000) square feet.
204.25 Gallery Overlay District

Permitted Uses

Special Exceptions

Conditional Uses

Gallery Use (207.39)
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204.30 C-1 Downtown Commercial District

Permitted Uses

Retail Uses Forestry (204A.3)

Restaurants, Bars and Taverns Accessory Uses and Structures

Banks and Offices (207.21) : Essential Services

Gas Stations Hotels and Motels (207.26)
Public/Private Parking Residential above the first floor (207.09)

Special Exceptions

Service Garage (207.33) Places of Assembly
Shopping Centers (207.38) Public or Private Ambulance Service on a
Main Highway (207.20)

In the C-1 District, which is in the Titusville downtown, parking requirements do not apply, due
to available on-street parking, existing development patterns, and lot parking.

204.31 C-2 Commercial District

Permitted Uses

Retail Uses Forestry (204A3)

Restaurants, Bars and Taverns Accessory Uses and Structures
Banks and Offices (207.21) Essential Services

Gas Stations Hotels and Motels (207.26)
Places of Assembly Public/Private Parking

Special Exceptions

Service Garage (207.33) Public or Private Ambulance Service
Shopping Centers (207.38) on a Main Highway (207.20)
Residential Above the First Floor (207.09)
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204.41 Il-Industrial District

Permitted Uses

Corporate and Business Offices Laboratories

Forestry (204A.3) Warehousing

Light Manufacturing Wholesale Business

Equipment Rental Service Accessory Uses and Structures

Service Garage Essential Services

Signs/Outdoor Advertising Off-Street Parking Lots

Self-Storage Facilities Communication Towers/Antennas (207.22)
Contractor Yards Public Utility Substations/Facilities (207.10)
Supply Yards Truck Terminals

Conditional Uses

Communications Towers (207.22) Gas Wells (207.31)
Scrap Yards (207.34) Gas Transmission Lines (207.30)
Heavy Manufacturing (207.35) Methadone Treatment Facilities (207.27)

Adult Oriented Businesses (207.36)

204.42 Ul - Urban Industrial District

Permitted Uses

Light Manufacturing Accessory Uses and Structures
Commercial Laundries Forestry (204A3)

Special Exceptions

Residential

204.43 10D Industrial Overlay District
See Section 206

204.44 Historic Overlay District
See Article 6.
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205 Lot, Yard and Height Requirements: The minimum lot area per family, maximum
lot coverage by buildings and structures, minimum depth of front yard, minimum depth of rear
yard, total combined width and minimum width of side yards, maximum height of structures and
number of stories, and minimum floor area per dwelling for each district are specified in Table
205. '

205.10 Lots of Record: In any district in which one-family dwellings are allowed,
any lot of record existing at the effective date of this Ordinance and held in separate
ownership different from ownership of adjoining lots may be used and occupied by a
single-family dwelling even though its lot area is less than the minimum requirement of
this Ordinance, provided all requirements for front, side and rear yards are met.

205.11 Front Yards: In any zoning district where a structure exists on any adjacent lot
having a front yard greater or lesser than the minimum depth required, the minimum
depth of the front yard for the proposed structure shall be the average depth of the
existing structures on either side of the proposed structure. On corner lots, or lots where
there is only one abutting structure, the front yard shall be the average setback for the
block. (See also 205.14.)

205.12 Rear Yards: In measuring the depth of rear yards, where the rear lot line is not
parallel with the front lot line, or the principal structure, the average dimension may be
used.

205.13 Height: Appurtenances to buildings, chimneys, stacks, elevator bulkheads,
penthouses, gas or water towers, cooling towers, stage towers or scenery lofts and other
necessary mechanical appurtenances, where permitted by building code and use
regulations, and erected upon and as an integral part of the building, or a monument,
shaft, spire, dome, tower, if erected for ornamental purposes only, may be erected or
extended above the height limit of the district, provided that any such structure shall set
back from the vertical plane of the permitted building line one (1) foot horizontally for
each two (2) feet of extra height. Communications towers and antennae are governed by
Section 207.22.

205.14 Corner Lots: Lots that abut more than one (1) street shall provide the required
front yard, based upon the front yard orientation of other structures in the block. The yard
on the other street will be a side yard.

205.15 Yard Spaces: All structures attached to the principal structure, excluding
detached accessory structures, and whether open or enclosed, including porches, carports,
attached garages, balconies, and bay windows above grade level, shall comply with all
the required front, side and rear yards. In an “R” District, a roof eave or overhang of a
roof shall not project more than twelve (12) inches into required yard spaces. For larger
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overhangs, the building shall be set back accordingly. However, handicap ramps without
a roof or enclosed sides are exempt from this rule.

205.16 Intersections: No wall, tree, shrubs or flowers shall create a visual obstruction
at City intersections.

205.17 Lot Coverage: Maximum lot coverage by buildings, as indicated in Section
205, shall not include ground-floor roofless decks and in-ground swimming pools.

205.18 Accessory Structures and Swimming Pools: Small garden sheds, dog
kennels, storage sheds and similar accessory structures may be permitted in rear yard
areas, provided such structure does not lie closer than five (5) feet to the side lot line or
within ten (10) feet of the rear property line. Swimming pools shall be permitted in side
or rear yard areas, provided that the pool is located not less than five (5) feet from any lot
line.

205.19 Attached Accessory Structures: When an accessory structure is attached
to the principal building, it shall comply in all respects with the requirements of this
Ordinance, applicable to the principal building.

205.20 Fire Escapes and Other Permitted Projections: Nothing contained in this

Ordinance shall prevent the projection of an open fireproof escape or stairway into a rear
or side yard for a distance not to exceed four (4) feet.
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206 Industrial Overlay District (IOD): The Industrial Overlay District (IOD) is a distinct
industrial zoning district designation as defined on the official zoning map for the City of
Titusville whereby certain dimensional (i.e. lot and yard), bulk and/or projection standards have
been relaxed in order to maximize the potential for the timely redevelopment of the area within
the IOD. The IOD is not transferable to other zoning districts within the City. The IOD zoning
designation may be reduced in whole or in part upon conveyance of the asset(s) to another party
at the discretion of City Council.

206.10 Incorporation and Inconsistent Provisions: All provisions of the
Titusville Zoning Ordinance shall apply and be incorporated to the IOD except insofar as
inconsistent provisions are specifically set forth in this Article, in which case(s) the
provisions specifically set forth in this Article shall apply. Whenever any ambiguity
occurs in the interpretation of any section of this Article and any other section of the
Titusville Zoning Ordinance, that ambiguity shall be interpreted in a manner as to result
in the least restrictive application of the overall Zoning Ordinance to the IOD.

Definitions:

1.

“Building” means a roofed structure, whether or not enclosed by walls, to be used
for the shelter, enclosure or protection of persons, goods, materials or animals.

“Conditional Use” means a use to be allowed or denied by the City Council
pursuant to public notice and hearing after review and recommendation by the
City of Titusville Planning Commission and pursuant to the expressed standards
and criteria set forth in this Ordinance.

“Construction” means the construction of a new structure or the complete
renovation of an existing structure. Any renovation involving an existing structure
shall not be considered construction provided that the renovation does not extend
the building beyond its boundaries as existing on the effective date of this Article.

“Manufacturing, Heavy” means those manufacturing processes which do not meet
the standards outlined for light manufacturing. For purposes of the IOD, Heavy
manufacturing, by definition, shall not include:

a. Abattoir
b. Animal fertilizer manufacturers
c. Facilities for the incineration, reduction or storage of offal, garbage or

dead animals

Manufacturer of gunpowder or explosives
Fat, lard or tallow rendering

Glue, size or gelatin manufacturer

Paper and pulp manufacturer

@00
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h. Tanneries or rawhide or skin storage
i. Auto wrecking and junkyards

206.20 Fees: The fee schedule adopted by the Council of the City of Titusville, as last
amended, or as may hereafter be amended, is hereby incorporated in its entirety.

Permitted Uses (Table)
10D Industrial Overlay District

Light Manufacturing

Wholesale activities including Warehousing Facilities
Truck and Rail Terminals

Supply Yards

Research and Testing Laboratories

Accessory Uses

Industrial Parks

Computer Centers; Data Processing Service Center
Electronic Components and/or Instruments Manufacture
Artisans and Craft Work Establishments

Industrial Planned Unit Development and Incubators
Essential Services

Conditional Uses
Heavy Manufacturing
Conditional Use Procedures for the Industrial Overlay District

1. Uses permitted by conditional use shall only be permitted when approved by the
City Council after recommendations by the Planning Commission and in
accordance with the criteria set forth in this Ordinance and as required by the
Planning Code, after public hearing, pursuant to public notice, and in accordance
with the requirements of the Pennsylvania Municipalities Planning Code.

2. Application: Requests for a conditional use shall be first presented to the Zoning
Officer for review by filing an application containing the information required by
Section 206, who shall determine whether a variance, special exception or
conditional use is necessary.

3. Conditions: City Council may approve conditional uses subject to reasonable and
appropriate conditions.
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Expiration of Conditional Use: The validity of a conditional use permit shall not
exceed six (6) months from the date of authorization and shall expire if the
applicant fails to obtain other appropriate permits, and commence work or use as
planned and approved.

Conditional Use Standards

1.

No uses will involve noxious gas, dust, odor or smoke clearly discernable to
neighboring uses or harmful to the public health, safety and welfare of area
citizens.

Standards for Conditional Use: A conditional use permit shall be granted

where the following findings are made:

a.

b.

The use is permitted as a conditional use under the terms of the Ordinance.
The specific criteria, if any, for allowing a conditional use will be met.

The use conforms with the community and economic development
objectives; would be designed, constructed, operated and maintained so as
to be harmonious and appropriate in appearance and function with the
existing or intended character of the general area in which the use is
located; would not be hazardous, disturbing or detrimental to existing or
future neighboring wuses, physically, environmentally, socially or
economically.

The use will be adequately served by public facilities and services such as
highways, police and fire protection, drainage systems, refuse disposal,
water and sewers, and schools; and that the persons or agencies
responsible for the establishment of the proposed use shall be able to
provide additional or supplementary public facilities and services should
their need be demonstrated.

The use will not involve activities, processes, materials, equipment and
conditions of operation that will be materially detrimental to any persons,
property, or the general welfare by reason of excessive traffic, noise,
vibrations, smoke, dust, fumes, electrical disturbances, glare or odors;
undue pollution of or danger to the air or water by dust, dirt, fumes,
smoke, odor, radioactivity or other poliuting substances.

The use will not create emissions and/or discharges into the air or water,
which do not meet government standards.
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g. The use will not result in the destruction, loss or damage of a natural,
scenic or historic feature of major importance and significance.

h. The use will provide through maintenance of setbacks and if required
screening by plantings, fencing or other landscape features and effective
buffer to block unsightly views and noise from adjacent properties and
public roadways.

3. If abutting non-industrial uses, the applicant shall present a plan for screening and
buffering which will minimize any impact and filter most light and noise.

Special Exceptions

Business Park

Public Utility Service Center

Government Service Center

Manufacture of Optical and/or Medical Equipment

Commercial Planned Unit Development

Drive-In Stores/Shops

Auto Sales and Repair

Auto Repair Garages

Clinics

Activities involving Printing, Publishing or Bookbinding

Other Industrial, Fabrication, or Assembly Operations or Ancillary Business in support of
such operations, similar to and compatible with, the permitted uses hereinbefore set forth

Lot and Yard Requirements

10D 10D
Current Structures Construction

Minimum Lot Area (Square Feet) N/A N/A

Minimum Lot Area Per Family NA N/A

(Square Feet)

Minimum Width of Lot (Feet) N/A N/A

Minimum Depth of Front Yard 0 20 feet from established
(Feet) boundary and structures

existing as of (effective
date of this section)
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10D 10D

Current Structures Construction
Minimum Width of Each Side 0 20 feet from established
Yard (Feet) boundary and structures

existing as of (effective
date of this section)

Minimum Depth of Rear Yard 0 20 feet from established

(Feet) boundary and structures
existing as of (effective
date of this section)

206.30 Height Regulations: No structure shall exceed forty-five (45) feet in height
above ground level unless approved by the Zoning Hearing Board. The Board may
authorize a special exception to the height regulations in the IOD if safety and esthetic
concerns are met and the increased height meets and complies with all applicable
regulations, ordinances and laws.

206.40 Parking: Off-street parking space shall be provided in accordance with the
specifications for the Industrial District (Section 302) when any new use is established or
existing use is enlarged in the IOD. Alternatives to traditional off-street parking shall be
considered in lieu of specified allocations in the Industrial Overlay District. However, all
designated off-site parking for the IOD shall not be located more than one thousand
(1,000) feet from the district boundaries.
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207 Permitted Uses with Conditions, Conditional Uses and Special Exceptions:
The criteria for Permitted Uses with Conditions, Conditional Uses and Special Exceptions are
listed below, with the exception of the IOD District, which is covered by Section 206. In addition
to these, the Zoning Hearing Board, in granting special exceptions, and City Council/Planning
Commission in considering conditional uses, are charged with considering the effect that such
proposed uses will have upon the immediate neighborhood. Any specific conditions or
requirements for a particular use shall prevail over any less restrictive general conditions or
requirements. The preservation and integrity of existing development must be carefully weighed
and given priority in each decision. In granting a special exception or conditional use, the Board
or City Council (as appropriate) may attach reasonable conditions and safeguards, in addition to
those expressed in this Ordinance, as it may deem necessary to implement the purposes of the
Pennsylvania Municipalities Planning Code and this Ordinance. Permitted uses that have
conditions attached will be granted or denied by the Zoning Officer based upon the criteria set
forth in this section as well as other appropriate sections of this Ordinance. However, the Zoning
Officer has no authority to attach any conditions or safeguards.

207.09 Residential, Above the First Floor: This use is specifically designed to allow
residential uses in the C-1 District on upper floors. In addition to meeting other applicable
regulations set forth in this Ordinance, such uses shall:

a.  Provide for adequate means of ingress for each dwelling unit per City and State
codes.

b.  All such units shall comply with all building, health and safety codes.

¢.  Provide at least five hundred (500) square feet of usable floor space per dwelling
unit.

d.  Provide one (1) parking space for each dwelling unit. Legal on-street parking

spaces, along the lots frontage, can be used to satisfy parking requirements.

207.10 Public Utility Substations/Facilities: Such uses are permitted, subject to the
following conditions, to allow public utilities to adequately service the City. They shall include
structures and aboveground facilities, such as vent pipes.

a. Shall be landscaped to present a minimum intrusion upon the neighborhood.

b. May be enclosed by a security fence of no more than eight (8) feet,
notwithstanding any other section of this Ordinance.

c.  No outdoor storage shall be permitted.
207.11 Home Occupations:
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A home occupation shall be clearly incidental and secondary to the use of the
dwelling unit for residential purposes. Note. Home Occupations and No Impact
Home-Based Business are separate uses. The following conditions for home
occupations shall be observed:

1. The occupation is carried on by a member of the family residing in the
dwelling unit, with not more than one (1) employee per shift who does not
reside in the home.

2. The occupation shall be carried on wholly within the principal structure.

3. There shall be no exterior display, no exterior sign other than permitted by
this Ordinance, no exterior storage of materials and no exterior indication
of the home occupation or variation from the residential character of the
principal structure.

4, No offensive odor and no vibration, smoke, dust, offensive heat or glare
shall be produced.

5. Any retail sales shall consist primarily of items made on the premises. No
more than twenty-five percent (25%) of on-premises sales shall be from
items not made on the premises.

6.  The occupation shall occupy no more than thirty percent (30%) of the
principal structure,

Home occupations may include, but are not limited to, art studios; dressmaking;
professional offices of physicians, dentists, lawyers, engineers, architects or
accountants; real estate offices; home offices; insurance offices; barbershops and
beauty parlors; or teaching, However, a home occupation shall not be interpreted
to include auto or internal combustion motor repair/service, woodworking, small
motor repair, kennels or restaurants.

207.12 Schools, Hospitals and Nursing Homes:

a.

Shall provide all parking and loading/unloading requirements as required by this
Ordinance.

Shall be located on a public street with a minimum paved cartway of twenty-eight
(28) feet.

The design and landscaping shall be compatible with, and preserve the character of
adjoining residential uses.

Page 20



»

All parking and recreation/play areas that abut residential uses shall be screened.
Parking areas can be on site or located within five hundred (500) feet of the
hospital, school or nursing home.

Any outdoor lighting shall be fully shielded to prevent glare to adjoining
properties.

All necessary licenses or permits issued by county, state or federal agencies shall
be presented to the Board and required licenses, certificates or permits shall be a
condition for approval.

207.13 Townhouse Developments:

a.

d.

There shall be no townhouse building consisting of more than six (6) dwelling
units.

The developer shall vary architectural treatments between units in a townhouse
development. Variations may include those of exterior elevation, building
setbacks, provision of balconies, architectural details, pitch of roof, exterior
materials or use of color.

Variety and flexibility in design, layout and arrangement of buildings, parking
areas, services, recreational areas, common open space and planting that fully
considers the particular physical characteristics of the site and natural amenities is
required.

Adequate pedestrian facilities in the form of sidewalks or paved trails to allow safe
and convenient access for residents between dwelling units, entrances and parking
arcas as well as other important destinations, such as mailboxes, recreation
facilities or compatible neighboring uses such as retail centers, recreation areas or
community facilities is required.

The horizontal distance between townhouses shall be:

1.  Two (2) times the average height of the townhouses for front or rear walls
facing front or rear walls.

2.  One-and-one-half (1'2) times the average height for front or rear walls
facing side walls.

3.  Equal to the height of the highest building for side walls facing side walls.

The minimum width of any side yard shall be not less than twenty (20) feet.
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Access and service shall be provided in the front of each dwelling unit in the
townhouse. Parking will be provided on the lot to the rear of the structure, as
carports or garages, as an integral part of the townhouse, or a joint parking facility
for a group of townhouses with such deed restrictions as are necessary to
determine ownership and maintenance of common parking facilities and methods
of assigning charges for maintaining snow removal and repairs.

Adequate refuse storage facilities shall be provided.
Such uses must present proof that all needed permits for sanitary sewage and

drinking water have been secured and that these facilities are sized adequately for
the proposed development.

207.14 Three- and Four-Family Dwellings: This use shall be for new construction
only. For such uses in existing structures, see Conversion Dwellings. Such uses will be
allowed only if all the following conditions are met:

a.

b.

C.

Lot sizes as required by Table 205 shall be met.

These units shall demonstrate they meet all City code requirements for health and
safety (i.e. be inspected and approved by the City Code Officer prior to
occupancy).

Side yards shall be at least five (5) feet on each side.

207.15 Bed and Breakfast Inns: Such uses are intended to provide overnight or short-
term [not more than two (2) weeks] accommodations for transient guests in a home-like
atmosphere. They must meet the following regulations:

a.

b.

All signs shall conform to this Ordinance.

No more than ten (10) guest rooms will be permitted.

The only meal served shall be breakfast and that shall only be provided to guests.
The facility shall comply with state law regarding such facilities.

Legal on-street parking spaces, along the lot’s frontage, can be used to satisfy
parking requirements

All other regulations of the City and state shall be met, especially the requirement
for an annual inspection by the City Health Inspector.

207.16 Funeral Homes: Funeral homes shall meet the following criteria:

Page 22



a. At least twenty (20), paved, parking spaces shall be provided with an additional
five (5) spaces for each additional viewing parlor after the first two (2)..

b.  All such uses shall be on a paved street with a cartway of at least twenty-eight (28)
feet.

C. Legal on-street parking spaces, along the lot’s frontage, can be used to satisfy
parking requirements

207.17 Rooming/Boarding Homes:

a.  Must meet all City health and safety code requirements.

b. May not house more than four (4) roomers/boarders.

C. Shall not adversely affect the character of the surrounding neighborhood.

207.18 Personal Care Boarding Homes for Adults and Adult Day Care: The
purpose of such homes is to provide residences for individuals in a home-like setting.
Consequently, it is essential to maintain an exterior appearance that is in harmony with

surrounding residences. In addition, such uses shall meet the following conditions:

a. Signs or exterior display indicating the name of the home or its use shall not
exceed the size allowed by this Ordinance.

b. At least one (1) additional on-lot parking space shall be provided for each two (2)
guests for facilities offering overnight or long-term accommeodations.

c. No home shall have more than six (6) guests at any one time.

d. The type of home, along with any required local, county and/or state certifications
or licenses shall be presented to the Board.

207.19 Conversion Dwellings: The purpose of the conversion dwellings is to allow
for the conversion of older, larger single-family homes into multi-family units. To be
allowed to convert from a single-family into duplex or multi-family units, the following
criteria must be met:

a. All dwelling units must have separate kitchen and bathroom facilities as well as
living/sleeping spaces.
b. Each dwelling unit shall have a minimum floor area of seven hundred (700)

square feet exclusive of common spaces.
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d.

All required parking shall be accommodated on lot and no parking in the front
yard arca, between the street and the structure, shall be permitted. Off-site
parking, within five hundred (500) feet, may be accepted if a long-term [five (5)
year minimum] lease or similar agreement is furnished to the Board.

All other City codes must be met.

207.20 Ambulance Services: These uses shall:

a.
b.

C.

d.

Provide screening when adjacent to any “R” District.
Any lighting shall be fully shielded and directed away from any “R” District.

Street access shall be well marked and approved by the Titusville Police
Department.

Be located only on state-designated traffic routes.

207.21 Professional Offices, Banks, and Medical Clinics:

a.

Access shall be from a street with a pavement width of at least twenty-four (24)
feet.

In the RLB District, all on-lot parking, loading and unloading shall include
sufficient maneuvering room so that vehicles will not back onto a public street.
Any parking area next to a residential use shall be screened.

All lighting shall be fully shielded, so arranged to prevent glare to adjoining
properties.

In the RLB district, the total floor area of the principal structure and all accessory
uses shall not exceed three thousand (3,000) square feet.

207.22 Communications Towers/Antennas: Communications antennas are a
permitted use. Communications towers along with their ancillary equipment are a
conditional use.

a.

Antennas mounted on an existing public utility tower, existing building or other
existing structure shall be treated as a permitted use subject to the conditions of
Section b. below. Separate standalone towers constructed new shall be treated as
conditional uses and referred to the Planning Commission and the City Council
for review and approval under Section c.

Regulations Governing Communications Antennas and Communications
Equipment Buildings:
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Building-mounted communications antennas shall not be located on any
single-family dwelling or two-family dwelling.

Omnidirectional or whip communications antennas shall not exceed
twenty (20) feet in height and seven (7) inches in diameter.

Directional or panel communications antennas shall not exceed five (5)
feet in height and three (3) feet in width.

A communications equipment building shall be subject to the height and
setback requirements of the applicable zoning district for an accessory

structure.

The owner or operator of communications antennas shall be licensed by
the Federal Communications Commission to operate such antennas.

Standards for Communications Towers as Conditional Uses:

The applicant shall demonstrate that it is licensed by the Federal Communications
Commission to operate a communications tower, if applicable, and
communications antennas.

The applicant shall demonstrate that the proposed communications tower and
communications antennas proposed to be mounted thereon comply with all
applicable standards established by the Federal Communications Commission
governing human exposure to electromagnetic radiation.

Communications towers shall comply with all applicable Federal Aviation
Administration, Commonwealth Bureau of Aviation and applicable airport zoning
regulations.

Any applicant proposing construction of a new communications tower shall
demonstrate that a good faith effort has been made to obtain permission to mount
the communications antennas on an existing building, structure or
communications tower. A good faith effort shall require that all owners of
potentially suitable structures within a one-quarter (¥4) mile radius of the proposed
communications tower site shall be contacted and that one or more of the
following reasons for not selecting such structure apply:

1. The proposed antennas and related equipment would exceed the structural

capacity of the existing structure and its reinforcement cannot be
accomplished at a reasonable cost.
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2. The proposed antennas and related equipment would cause radio
frequency interference with other existing equipment for that existing
structure and the interference cannot be prevented at a reasonable cost.

3. Such existing structures do not have adequate location, space, access or
height to accommodate the proposed equipment or to allow it to perform
its intended function.

4, Addition of the proposed antennas and related equipment would result in

electromagnetic radiation from such structure exceeding applicable
standards established by the Federal Communications Commission
governing human exposure to electromagnetic radiation.

5. A commercially reasonable agreement could not be reached with the
owners of such structures.

Access shall be provided to the communications tower and communications
equipment building by means of a public street or easement to a public street.
The easement shall be a minimum of twenty (20) feet in width and shall be
improved to a width of at least ten (10) feet with a dust-free, all-weather surface
for its entire length.

A communications tower may be located on a lot occupied by other principal
structures and may occupy a leased parcel within a lot which meets the minimum
lot size requirements for the zoning district.

Recording of a plat of subdivision or land development shall not be required for a
lease parcel on which a communications tower is proposed to be constructed,
provided the communications equipment building is unmanned.

The applicant shall demonstrate that the proposed height of the communications
tower is the minimum height necessary to perform its function.

In all zoning districts, the maximum height of any communications tower shall be
one hundred fifty (150) feet.

The foundation and base of any communications tower shall be set back from a
property line (not lease line) located in any residential district at least one hundred
(100} feet and shall in any other district be set back from any other property line
(not lease line) at least fifty (50) feet.

The base of a communications tower shall be landscaped so as to screen the

foundation, base and communications equipment building from abutting
properties.
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The communications equipment building shall comply with the required yards
and height requirements of the applicable zoning district for an accessory
structure.

The applicant shall submit certification from a Pennsylvania-registered
professional engineer that a proposed communications tower will be designed and
constructed in accordance with the current Structural Standards for Steel Antenna
Towers and Antenna Supporting Structures, published by the Electrical Industrial
Association/Telecommunications  Industry  Association and  applicable
requirements of the City of Titusville Building Code.,

The applicant shall submit a copy of its current Federal Communications
Commission license; the name, address and emergency telephone number for the
operator of the communications tower; and a Certificate of Insurance evidencing
general liability coverage in the minimum amount of $1 million per occurrence
and property damage coverage in the minimum amount of $1 million per
occurrence covering the communications tower and communications antennas.

All guy wires associated with guyed communications towers shall be clearly
marked so as to be visible at all times and shall be located within a fenced
enclosure.

The site of a communications tower shall be secured by a fence with a maximum
height of eight (8) feet to limit accessibility by the general public.

No signs or lights shall be mounted on a communications tower, except as may be
required by the Federal Communications Commission, Federal Aviation
Administration or other governmental agency that has jurisdiction.

Communications towers shall be protected and maintained in accordance with the
requirements of the City of Titusville Building Code.

If a communications tower remains unused for a period of twelve (12)
consecutive months, the owner or operator shall dismantle and remove the
communications tower within six (6) months of the expiration of such twelve (12)
month period.

One (1) off-street parking space shall be provided within the fenced area.
207.23 Day Care Facilities, All Types: The purpose of this section is to set forth
standards for the three types of day care covered by this Ordinance (see Definition

section also).

a. Family Day Care Homes:
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1. Such operations must obtain any permits/certificates required by the state.

2. Hours of operation shall not begin before 6:00 am. nor extend beyond
8:00 p.m. (prevailing time).

b. Group Day Care Homes:

1. Such operations must obtain any permits/certificates as required by the
state.
2. Hours of operation shall not begin before 6:00 a.m. nor extend beyond

8:00 p.m. (prevailing time).

3. Outdoor play areas shall be effectively screened from nearby residential
uses through fencing,

4, At least one (1) additional parking place shall be required.
5. The operator shall demonstrate how children shall be dropped off and
picked up considering their safety and the safety of other pedestrian and

vehicular traffic in the area.

C. Child Day Care Centers:

1. Any outdoor play area shall be effectively screened from abutting
properties using fencing.

2. For all new construction, and where feasible for existing structures,
circular driveways shall be provided to deliver and pick up children off
public streets. These facilities are intended for the safety of the children
and the protection of the neighborhood. In any event, the developer shall
demonstrate how the pick up and delivery of children shall occur in a safe
manner.

3. One (1) parking space for each employee shall be required.

4, Such facilities must be licensed or registered (as appropriate} by the
Pennsylvania Department of Public Welfare.

207.24 Public Parking: Off-street parking will be allowed in the RLB District with the
following restrictions:

a. Lots will be paved.
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Surface water shall be disposed of in accordance with City ordinances and
regulations.

Side and rear lot lines shall have screening (see Definitions).

Any yard that fronts on a public street shall have a landscaped area three (3) feet
wide.

207.25 Convenience Stores:

a.

Any fuel pumps shall be at least thirty (30) feet from the front lot line and thirty
(30) feet from each side lot line.

No vehicle will be parked or stored along the front lot line except on a short-term
basis {less than twelve (12) hours].

Any lot line abutting a residential use or district shall provide appropriate
screening. Such screening shall be at least ten (10) feet high.

Canopy structures shielding gasoline pumps shall be no closer than twenty (20)
feet from the front lot line or may follow the average setback of the structures
adjacent on each side and twenty (20) feet from each side lot line.

Any outdoor mechanical or refrigeration equipment shall be muffled to minimize
noise.

207.26 Hotels and Motels: Such uses shall:

a.

b.

C.

d.

Present proof that all plans for the construction/development of the facilities have
been approved by the Pennsylvania Department of Labor and Industry.

Be constructed in accordance with applicable building codes.
Have a lot of at least one-half (}%) acre.

All rear and side property lines shall have screening as defined by this Ordinance.

207.27 Methadone Treatment Facilities* shall follow the following regulations:

a.

They shall not be any closer than five hundred (500) feet from any school, public
park or playground, residential housing, childcare facility, church or place of
religious worship.
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b.

Shall be licensed by the Pennsylvania Department of Health.

*See also Section 621 of the Planning Code.

207.28 Assisted Living Facilities: These facilities shall:

a.

b.

C.

d.

Provide off-street parking for employees equal to .8 spaces per person of the

largest shift.

Provide off-street resident/visitor parking at .5 spaces per resident.
Provide reasonable access for deliveries and emergency vehicles to a paved strect.

Show evidence of state licensing.

207.29 Development in Steep Slope Areas: As developments in the S-1 District
are apt to be on steep slopes, permits for any proposed construction shall show the
percentage of slope. Any slopes identified as steep slope by this Ordinance shall comply
with Section 308 of this Ordinance.

207.30 Gas Transmission Lines

a.

b.

The line operator shall file copies of all needed permits with the Zoning Officer.

The line operator shall file a construction plan as well as copies of any “as-built”
drawings with the Titusville Fire Department.

The name and telephone number of a twenty-four (24) hour emergency contact of
the line operator shall be filed with the Titusville Fire Department.

The line operator shall provide the City with twenty-four (24) hour written notice
prior to the initiation of any construction activities and prior to the initiation of the
use of the line.

207.31 Gas and Oil Wells: The following criteria are required and needed
documentation will be presented to the Zoning Officer or the Titusville Fire Department,
as appropriate;

a.

The well operator shall present to the Zoning Officer a copy of an approved gas
well permit from the Pennsylvania Department of Environmental Protection. Said
permit must be available at the public hearing.
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The well operator shall present a map clearly showing the location of the
proposed well.

The well operator shall inform the City, by letter, at least twenty-four (24) hours
before the initiation of drilling activities,

The well operator shall annually file with the City a report on the status of the
well, active or inactive.

If the well is plugged, a copy of the needed permit or authorization from the
Pennsylvania Department of Environmental Protection shall be delivered to the
Zoning Officer.

The name of a twenty-four (24) hour emergency contact for the well operator
shall be filed with the Titusville Fire Department.

207.32 Cemeteries: Cemeteries are subject to the following standards and criteria:

a.

b.

A minimum site of five (5) acres shall be required.

A drainage plan shall be submitted with the application for approval to show
existing and proposed runoff characteristics.

Ingress, egress and internal circulation shall be designed to ensure safety and
minimize impact on local roads. Plans for ingress/egress shall be to paved roads
of at least twenty-four (24) feet in width.

All property lines adjoining residential uses shall have screening as defined by
this Ordinance.

207.33 Service Garages, Gasoline Service Stations: These uses are subject to
the following express standards and criteria;

a.

Hydraulic hoists, pits and all lubrication, greasing, automobile washing and repair
equipment shall be entirely enclosed within a building.

Gasoline pumps shall be located no closer than thirty (30) feet to any property
line.

No building, stand, oil rack or other apparatus, other than that which is necessary

for quick service to an automobile, shall be located within thirty (30) feet of any
street line.
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Canopies over gasoline pumps shall not be located closer than twenty (20) feet to
any property line or street right-of-way line.

There shall be no storage of any wrecked or dismantled vehicle outside a building
for longer than one (1) week.

In addition to parking spaces required by Section 302.2 of this Ordinance,
adequate vehicle maneuvering areas shall be provided outside the building, which
shall have an all-weather surface.

All property lines adjoining residential uses or zoning classifications shall have
screening by a buffer area as defined by this Ordinance, which is at least six (6)
feet in depth measured from the property line.

207.34 Scrap Yards: Scrap yards shall comply with the following requirements:

a.

All lots shall be at least two (2) acres in size and located at least three hundred
(300) feet from any “R” or RLB District.

There shall be no storage of scrap, machinery or equipment of any kind in areas
visible from the surrounding properties or a public road.

All yard spaces shall be at least fifty (50) feet wide.

The processing or storage of hazardous materials, as the same are defined by the
Department of Environmental Protection, shall not be permitted.

The facility shall provide a fence around the premises at least eight (8) feet in
height, constructed to block the line of sight and be set at least ten (10) feet back
from any yard line.

207.35 Heavy Manufacturing: Heavy manufacturing shall meet the following
performance standards:

a.

All needed permits from federal or state environmental agencies shall be
identified and presented.

Noise: The sound pressure level of any industry abutting upon a residential or

commercial district shall not exceed the decibel limits in the octave bands
designated in the following table:
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Decibel Limits Along
Octave Decibel Limits Businesses or
Frequency Along Residential Commercial
(Cycles per Second) District Boundaries District Boundaries

0-75 72 79
75-150 67 74
150-300 59 66
300-600 52 59
600-1200 46 53
1200-2400 40 47
2400-4800 34 41
Over 4800 32 39

Sounds of short duration, as from forge hammers, punch presses and metal shears,
which cannot be measured accurately with the sound-level meter, shall be
measured with the impact filter as manufactured by the General Radio Company
or its equivalent in order to determine the peak value of the impact. For sounds so
measured, the sound pressure level set forth in this table may be increased by six
(6) decibels.

c. Vibration: No vibration shall be generated which can be detected by a normal
person at the district boundary.

d. Glare: Lighting, or such activities as welding, shall be shielded from any
residential use or district.

207.36 Adult Oriented Businesses: Shall present proof of current and valid
licensing by the City of Titusville.

207.37 Colleges/Universities: College/university uses are a welcome addition to
Titusville. Such uses shall:

a. Provide parking for students as follows:

¢ For commuter students, 1 planned space for every 1.2 student
e For students living on campus, 1 space per student

b. Faculty and staff parking, one space per employee
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€.

Parking can be on lot or provided up to five hundred (500) feet from college/
university buildings

Parking lots that border residential uses shall have screening, as defined in this
Ordinance.

Provide pedestrian facilities, open space and greenways.

207.38 Shopping Centers: This regulation will apply to retail shopping developments
with twenty thousand (20,000) square feet, or more, of gross floor area, or to any
additions to existing shopping centers of that size.

a.

A site plan prepared by a registered architect or engineer shall be submitted for all
such uses. This site plan shall contain:

1.

The intended development with dimensions, building footprints and
proposed use(s)

Utilities and drainage plan
The outdoor lighting plan (see item d. below)

The parking lot plan (see Section 302.2) of these regulations and item b,
below

All property lines which abut residential districts or pre-existing residential uses
shall maintain both of the following buffer yard types:

1.

A twenty (20) foot wide buffer yard of vegetation sufficient to provide
opaque screening during six (6) months of the year. This buffer yard shali
maintain the existing natural vegetation unless insufficient for screening or
of species generally recognized as inferior for shade, erosion control or
screening, If deemed so, the developer shall maintain a planting standard
of eight (8) deciduous trees and sixteen (16) coniferous trees per each five
thousand (5,000) square feet of buffer yard.

A screening yard of spruce, planted to the following standards: An initial
row of trees to follow a lineal centerline with additional rows planted at
oblique angles on each side of the centerline row, sufficient to provide
complete and constant opaque screening from the time of planting. This
screen of plantings shall be situated at the interior edge of the natural
vegetation buffer yard and may be included in calculations of required
yard areas.
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Planting Standards: At the time of planting, all coniferous trees shall be a
minimum of six (6) feet in height, as measured from the ground. Hardwood trees
shall be a minimum of twelve (12) feet in height, as measured from the ground.
The Zoning Officer may inspect plantings as necessary. Trees that have died shall
be replaced as needed.

Lighting: Any lighting used to illuminate buildings, parking or loading areas shall
be arranged to reflect the light away from the adjoining premises of any
residential district or use. Full-shielded light fixtures will be used.

All retail businesses of twenty thousand (20,000) square feet or greater, shopping
centers and eating and drinking places shall submit a plan for traffic access. This
plan shall include reserve areas for connecting parking lots to abutting properties,
if appropriate. As a part of the approval process, the developer shall agree to
permit the interconnection of future abutting parking lots to the property and
make such necessary improvements.

207.39 Gallery Overlay District: In an effort to encourage and provide for flexibility
in the use of the City’s wealth of older, architecturally significant homes located in its
medium-density residential district (R-2), a Gallery Overlay District has been created to
allow for the development of art studios, music studios and other historical, cultural
and/or arts-related uses in the area. The uses shall meet the following criteria:

a.

Any home that is used for a gallery use shall be occupied as a legal residence by
either the owner and/or his tenant(s).

Gallery uses shall include art studios, and businesses featuring handcrafted,
cultural, or art-related items, as well as other related uses, as specified above.

The gallery use shall only be located on the first floor of the residence.

A minimum of one (1) off-street parking space shall be provided for custome